
 

 

READINGTON TOWNSHIP ZONING BOARD OF ADJUSTMENT MINUTES 
VIRTUAL REORGANIZATION AND REGULAR MEETING 

February 17, 2022 
 
The Meeting was called to order by Chair Albrecht at 7:30 p.m. stating that the 
requirements of the Open Public Meetings Act have been met and that this meeting had 
been duly advertised.  

 

IN AN EFFORT TO FOLLOW BEST PRACTICES RECOMMENDED BY THE CDC, THIS 
MEETING WILL BE CONDUCTED VIRTUALLY FOR ALL BOARD MEMBERS, BOARD 
PROFESSIONALS, APPLICANT AND APPLICANT’S TEAM, ANY INTERESTED PARTIES AND 
MEMBERS OF THE PUBLIC.  MEMBERS OF THE PUBLIC ARE INVITED TO VIEW MEETINGS 
LIVE USING WEBEX WHICH ALLOWS THEM TO ‘’RAISE A HAND” AND CONTRIBUTE WITH 
VOICE AND VIDEO DURING THE PUBLIC PORTIONS OF THE MEETING.  MEMBERS OF THE 
PUBLIC WHO ARE CALLING IN BY PHONE WILL ALSO HAVE THE OPPORTUNITY TO 
CONTRIBUTE WHEN CALLED UPON TO SPEAK. 
 
ROLL CALL 
Albrecht, C. 
Bola, E. 
Goodwin, M. 
Hendry, D. 
Kirk, T. 
Mittleman, K. 
Maurer, C. 
Nees, S. (joined at 7:40 p.m.) 
 
Board Members Absent 
Roglieri, C. 
 
Others Present: 
Board Attorney Steven Warner, Esq., Board Planner Michael Sullivan, Board Engineer Rob 
O’Brien, and Board Secretary Ann Marie Lehberger 
 

APPROVAL OF MINUTES 
Ms. Hendry noted one correction to be made. 
Ms. Mittleman moved, and Ms. Goodwin seconded, a motion to approve the January 20, 
2022, minutes as amended. The motion carried unanimously. 
 
EXECUTIVE SESSION  
Anticipated Litigation and Matters falling within the Attorney -Client Privilege 
 
 

ZONING BOARD 
TOWNSHIP OF READINGTON 

 
RESOLUTION 

Open Public Meetings Act – Executive Session 
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WHEREAS, N.J.S.A. 10:4-12, the Open Public Meetings Act, permits the exclusion of the public 
from a meeting in certain circumstances; and 
 
WHEREAS, this public body is of the opinion that such circumstances presently exist; 
 
NOW, THEREFORE, BE IT RESOLVED, by the Zoning Board of the Township of Readington 
County of Hunterdon, State of New Jersey, as follows: 
 
1. The public shall be excluded from the discussion of the hereinafter specified subject 
matters. 
 
2. The general nature of the subject matters to be discussed is as follows: Anticipated 
Litigation/Attorney-Client  

 
3. It is anticipated that the above-stated subject matters discussed in closed session may be 
disclosed to the public upon determination of the Board that the public interest will no longer 
be served by such confidentiality. 
 
4. This Resolution shall take effect immediately. 
 
Ms. Hendry moved, and Ms. Mittleman seconded, to adopt this resolution. The motion 
carried unanimously. 
 
Ms. Hendry moved, and Ms. Mittleman seconded, a motion to come out of closed session. 
The motion carried unanimously. 
 
RESOLUTIONS 
Vincent Randazzo 
Block 95 Lot 2 – 730 Route 202 
Appl# ZB20-006-Appeal of Decision of Zoning Officer – Billboard  
Dismissal without Prejudice- Resolution of Dismissal may be adopted 
 
Board Attorney Warner reviewed the conditions that were previously imposed by the 
Board at the January 20, 2022, meeting as follows: 
 

1. Satisfy all deficiencies and replenish in full the significantly deficient escrow 
account, in accordance with the Municipal Land Use Law and Land Development 
Ordinance requirements, by no later than February 15, 2022. 
 

2. Prosecute to completion the balance of the application, specifically the appeal of the 
decision of the Zoning Officer to deny the permit to continue to use the subject 
billboard sign, at the February 17, 2022, meeting.  
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The Board Secretary confirmed that the Applicant had also provided an extension of time. 
 
Board Attorney Warner counseled the Board to consider tabling the resolution of dismissal 
this evening as the Applicant has met the conditions and is present to proceed with 
completing the balance of the application this evening. 
 
Ms. Mittleman moved, and Mr. Nees seconded, a motion to table the resolution dismissal of 
the application for this evening only. The roll call vote follows: 
 

Member Motion 2nd Yes No Abstain Absent Not 
Eligible 

Recused 

Bola   X      
Goodwin   X      
Hendry   X      
Kirk   X      
Mittleman X  X      
Nees  X X      
Albrecht   X      
Maurer (Alt #1)       X  
Roglieri (Alt #2)      X   

 
PUBLIC HEARING 
Vincent Randazzo 
Block 95 Lot 2 – 730 Route 202 
Appl# ZB20-006- Section 70(a) Appeal of Decision of Zoning Officer – Billboard  
 
Board Attorney Warner provided a brief overview of the status of the application  
explaining that on September 16, 2021, the Board, by a vote of 6 to 1, denied the 
application for site plan approval, subsection d(1) use and bulk variance relief.  The Board 
then carried the matter at the request of the Applicant, so that the Applicant could then 
complete its appeal of the Zoning Officer’s July 2018 administrative decision that started  
on July 15, 2021 but was not completed. 
 
The following exhibits were marked into evidence as follows: 
 
B-3 Copy of July 15, 2021, minutes 
B-4 Copy of September 16, 2021, minutes 
 
Board Attorney Warner noted that the following exhibits were previously presented and 
marked into evidence as follows: 
 
B-1       Copy of consent order dated March 31, 2011 
B-2       Copy of transcript dated March 13, 2020 
Z-1       Copy of denial of application notice from Zoning Officer, Christina Schwartz,  
              dated July 13, 2018 
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A-1       Copy of zoning permit issued on July 26, 2010, by John Barczyk, Zoning Officer 
              for repair of existing billboard 
A-2 Copy of letter dated August 21, 2010, from John Barczyk, Zoning Officer regarding    
              the continued use of the billboard and revoking the permit that was previously   
              issued 
A-3  Copy of email dated December 16, 2010, to Michael Kovonuk, Construction Official    
              from Vincent Randazzo regarding the issuing of permits for the billboard 
A-4 Copy of letter dated January 10, 2011, from Township Attorney Sharon Dragan to  
              Construction Official, Michael Kovonuk regarding the issuance of permits for the   
              billboard and the dispute of ownership 
A-5 Copy of denial of permit for demolition of billboard issued by the Construction  
              Office dated January 11, 2011  
A-6 Copy of denial of permit for demolition of billboard issued by the Construction  
              Office dated April 25, 2013 
A-7 A copy of construction permit for removal of billboard structure issued by the         
              Construction Office dated June 1, 2017 
A-8 A copy of construction permit for removal of electrical connection to billboard    
              issued by the Construction Office dated June 8, 2017  
A-9 A copy of letter dated May 30, 2018, from Steven Gura, Director of Operations for   
              Interstate requesting a one-year extension of the billboard demolition permit 
A-10    A copy of structural design plans prepared by Ramesh Ramchandani (1 page) dated   
             August 9, 2010 
A-11    A copy of architectural plans (3 pages) prepared by Robert E. Coleman dated 
 October 19, 2018, last revised May 27. 2019 
A-12 Variance Plan last revised June 23, 2021 
A-13  1940 Aerial Photo and Tax Parcel Basemap 
A-14 Aerial Photo and Tax Parcel Basemap 
A-15 Two Google street view images from July 2015 
 
Vincent Randazzo Jr. was present as a representative of the Applicant.  It was noted that he 
had been previously sworn and remained under oath. Mr. Randazzo stated that they will 
rely on the evidence previously submitted to the Board, in support of the Section 70(a) 
appeal and confirmed that they had no further evidence to present. 
 
In response to a question from the Board, Mr. Randazzo confirmed that in accordance with 
the deed to the property, Vincent Randazzo, Sr., is the owner of the property.  He also stated 
that he was not aware of any other business entity having an ownership interest in the 
property.  
 
Since some time had passed since the last hearing on the matter, the Board requested that 
Board Planner Michael Sullivan review his report and findings. Mr. Sullivan explained that 
they visited the property and found what appeared to be a relatively new billboard, 
consisting of both wood and steel, with minimum wear or oxidation, along with new 
concrete associated with the billboard’s foundation.  Mr. Sullivan stated that based upon his 
observations and comparisons to historical photos of the previously existing billboard, 
approximately 95% of the billboard had been removed or was destroyed, which is well in 
excess of the requisite percentage under the Ordinance definition for determining that the  



Readington Township Board of Adjustment 
February 17, 2022 
Page 5 

 

 

The Board requested clarification as to how the ordinance is interpreted.  Mr. Sullivan 
stated that based upon his interpretation of the law regarding the destruction of a pre-
existing nonconforming use or structure, the law does not take into consideration how the  
structure was destroyed. 
 
In response to questions from Mr. Randazzo, Mr. Sullivan responded as follows: 
 
Mr. Sullivan stated that he had visited the property but does not recall seeing the billboard 
before it was removed. 
 
Mr. Sullivan confirmed that he was not an architect, contractor, construction inspector, 
investigator, construction official or zoning officer.  
 
Mr. Sullivan explained that he could not say that the previous billboard on the property was 
a lawfully existing pre-existing nonconforming use or structure, but he could confirm that it 
is not a permitted structure in the Township today.  
 
Mr. Sullivan stated that could not speak to the structural integrity of the billboard.  
 
Mr. Sullivan stated that during his last visit to the property in 2021, there was an existing  
billboard. 
 
Mr. Sullivan explained that zoning ordinances exist to protect the public welfare. He stated 
that if a particular use is not permitted, it may present a harm to the public’s welfare. 
 
Mr. Sullivan stated that he could not speak to any issues with regard to the Township 
construction office. 
 

Chair Albrecht opened the public portion of the meeting for questions. 
 
Dawn Nagy, 3 Greenway Lane, Green Brook questioned Mr. Sullivan as to how he 
determined that the size of the billboard had changed.  Mr. Sullivan explained that he never 
opined on the actual size of the structure. He stated that based on his review he determined 
that the structure had changed. Mr. Sullivan stated that he could not comment on whether 
or not the new billboard structure was built stronger. 
 
Chair Albrecht opened the public portion of the meeting for comments. There were no 
comments from the public. 
 
Board Attorney reviewed the decision that was in  front of the Board, Mr. Randazzo 
provided closing statements and the board began deliberations. 
 
Ms. Goodwin moved, and Ms. Mittleman seconded, a motion to uphold the decision of the 
Zoning Officer. The roll call vote follows: 
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Member Motion 2nd Yes No Abstain Absent Not 
Eligible 

Recused 

Bola   X      
Goodwin X  X      
Hendry   X      
Kirk   X      
Mittleman  X X      
Nees   X      
Albrecht   X      
Maurer (Alt #1)       X  
Roglieri (Alt #2)      X   

 
OTHER BUSINESS 
Ms. Goodwin and Chair Albrecht provided an update on the charging stations at Quick Chek 
and the eagle’s nest. 
 
ADJOURNMENT 
Ms. Hendry moved, and Ms. Mittleman seconded, a motion to adjourn. The motion carried 
unanimously, and the meeting was adjourned at approximately 9:45 p.m. 
 
 

       Respectfully submitted, 
       Ann Marie Lehberger 
       Zoning Board Secretary 
 


